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ITEM2 APPLICANT: CityofBloomington
studyitem) 6:10p.m.  

REQUEST: DiscusstheNeighborhoodCommercialCentersStudy

DISCUSSION:  

MarkegardpresentedthefollowingontheNeighborhoodCommercialCentersStudy:   

Purpose
ToassisttheHRAandCitytoprioritizetheneighborhoodcommercialcentersforo
reinvestmentand/orredevelopment.    

Schedule
March8 HRAstudymeetingo
April7 PCstudymeetingo
April11 CCstudymeetingo
ApriltoMay Staffanalysiso
JuneorJuly presentfindingstoHRA, PCandCCo

Lasteffort
aluatingcommercialareaswascompletedatleast15yearsagoo

P
Thisstudyhasasimilarpurpose, namelytoupdateredevelopmentprioritization.  

ThefifteenStringofPearlsareasweregroupedintothreepriorities (A, BandC).  GroupAo
thincludedtheareasatFranceandOldShakopeeRoad, OxboroCenternear98andLyndale,  

thth84andLyndale, AirportSouthnowknownasSouthLoop, andPennAvenuefrom98to
OldShakopeeRoad.   Significantredevelopmentprogresshasoccurredonalloftheareas
withinGroupAandtheSouthtownArea (nowknownasthePennAmericanDistrict) within
GroupC.  

NeighborhoodCommercialAreas
19neighborhoodcommercialcenters, withretailfocus, wereidentifiedwithinBloomington.  o
Tonarrowthelistofcommercialcenters, thefollowingfilterswereapplied:  o

Majorityoftheareaiszonedcommercial
Areasencompassover5acres
Excludeareaswithregionallanduses
Excludetheareaswithindistrictplans theyarealreadyprioritiesandwillcontinue
tobeandhavebeenrecipientsofdevelopment
ExcludeareaswithrecentHRAinvestmentastheyhavealreadybeenprioritized

Withthosefilters, nineneighborhoodcommercialcentersremainascandidates. Theyo
thinclude: AmsdenRidge, Countryside, NormandaleVillage, 90StreetandPenn, Central

ththLyndaleAvenuefromnorthof86Streettosouthof90Street, NicolletAvenueand
AmericanBoulevard, NicolletAvenueandOldShakopeeRoad, PortlandAvenueand
AmericanBlvd, OldCedarAvenueandOldShakopeeRoad.   

Reaction: doyouagreewiththecandidateareas? Anyadditionalcriteria?  
thWillettecommentedonrecentredevelopmentat90StreetandPennAvenueaswellaso

PortlandAvenueandAmericanBlvd.   
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thBattersonaskedifthereisaplanfortheretailareaat84StreetandNormandaleBlvd.  o
Markegardsaidthereisnoredevelopmentplanatthistime. Itwasfilteredoutfromthe
studyasitiswithintheNormandaleLakeDistrictwhichisalreadyprioritized.  
Spiessnotedthecommercialcenterscandidatescovertheentirecity. EastBloomingtonhaso
adiversecommunitywhotravelbyfootorusethebus. Shethinksthecommercialcenters
shouldreflectthetransportationdemandinEastBloomingtonandwouldlikethestudyto
useequity-basedcriteria.   
Fischerstatedthefilternarroweddownagoodlistofcandidateareasthatneedo
improvementandcouldbenefitfromreinvestment.  
GoodrumaskedabouttherecentimprovementsatPortlandAvenueandAmericanBlvd. Iso
thereabenefitorincentiveforthosecentersalreadyimproving?  Groutsaid, inthepast,  
theyhavespentfiveyearsintensivelyanalyzingoneareaandfocusingonredevelopment.  
Analternativetomoresignificantredevelopmentwouldbetoprovidefinancialincentives
forcenterstoimprovethesite. Manycommercialcentersareagingbutstillviable.  

o
accessthecommercialcenters? MostneighborhoodcommercialcentersnearInterstate494
arenoteasilyaccessedbyfoot. Mostcentersareaccessedbycar. Spiessnotedtheareaat
PortlandAvenueandAmericanBlvdisheavilyusedbyfoot. Groutagreedandsaidsomeof
thefoottrafficisfromRichfield.   

thBattersonwouldliketolookat90StreetandPennAvenueandPortlandandAmericano
Blvdasanexample. TheycouldprovideagatewaytotheCity. Heislessfavorableforthe
otherlocations, especiallyAmsdenCenterbecauseredevelopmentofHighway169could
impactthecenter. Hesaidthecentercouldfadeintothebackgroundandwouldbedifficult
tocomeupwithaviableoptionforredevelopment.   

Markegardgaveanoverviewofthedraftscoringsheetforranking.  Thefactorsaredividedintothreecategories
toassistinrankingtheneighborhoodcommercialareas:  

Need isthereaneedforredevelopment?  
Impact
Challenges whatarethechallengesamongthecenters?  

Markegardexplainedthatundereachfactoraremultiplemeasurementcriteriatoanalyzeandscoreona0, 1, 2
scale.  Eachcriterionisalsoweightedonathree-pointscalebasedonsignificance.  Thehigherthescoremeans
thehighertheneedandprioritizationforreinvestmentorredevelopment.    

Needo
Spiessnotedtherankingcanbedifficultespeciallyifachallengechangesthe
rankingofthecommercialcenter. Isitworththestafftimeandenergytoinvestin
redevelopmentwhenthereisanexistingchallenge? Markegardnotedthereare
listedcriteriaundertheChallengescategorythatwouldaddressthatconcern
directlyanddiscourageprioritizationofhighchallengeareas. Anadvantageofthis
approachistheanalysistreatseveryneighborhoodcommercialcenterequally.  
Groutsaidifanunforeseenchallengedeterminestheoutcomeofthesite, theycan
movetothenextsiteforanalysis.   
BattersonsuggestedtheChallengescriteriashouldberankedfirsttofilteroutareas.  
Markegardsaidstafforiginallythoughtofatieredrankingsystemthatwouldfilter
someareasfromfurtheranalysis; however, theHRAwantedallofthecenterstobe
analyzedunderallfactors. Spiessstatedtheanalysisisverysubjectiveandmany
factorsarevariable. Markegardsaidtheweightingsystemprovidesanopportunity
forthestrugglingcentertorisetothetop.   
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Nordstromdiscussedthechangeofneighborhoodcommercialcenters. Inthepast,  
theneighborhoodcommercialcentersweredominatedbygrocerystores. Now, the
smallgrocerystoreshavemostlydisappearedandwerereplacedbymuchlargerbig
boxgrocerystores. Whatkindofservicescouldactasananchortothecenters?   
Groutsaidtheneighborhoodcommercialcentersareallunique. Itisimportantto
findaprivatedevelopertocomeupwiththemarketdemandforaspecificarea.  
Markegardpointedoutthatsomecommercialcenterscouldgotoothertypesof
landusesbasedonchangingmarketdemandssuchashighdensityresidential.  
Groutstatedseniorhousingcouldbecomeananchorforthesecenters.   
NordstromprovidedKwikTripasanexampleofdifferencesinhowconsumers
purchasefoodandwhatcodemayallow.   
Fischeraskedifothercommunitiesaredoingsimilarstudies. Groutsaidmanycities
doasimilartyperanking. GoodrumsaidtheCityofBurnsvillestudiedtheir
neighborhoodcommercialmarket. Healsonotedamarketstudycouldbecomean
importantcomponentofthisanalysis. Groutagreedandamarketdemandanalysis
couldbeanimportantpartofredevelopmentplanning, especiallyinlaterstages.  
Goodrumaskedwhentheanalysisgoestothepropertyowners. Groutsaidthe
resultsgotothepropertyownersoncetherankingiscompleteandtheCitymoves
ontonextstepssuchascomingupwithprogramsandmeetingwithlandowners.   
FischerrecommendedtheImpactcategoryhaveahigherweight. Ifresourcesare
beingallocatedtothesecenters, theneighborhoodimpactshouldhaveagreater
significance.   
Battersonsuggestedthescoringshouldgothroughatestrunfirst. Spiesswouldlike
tousethegoalsofthestrategicplantoevaluatethecriteriaofthecenters. She
agreedtheImpactcriteriashouldbeweightedhigherbasedoffthegoalsofthe
strategicplan.   

Visualquality factorsincludinglandscaping, potholes, lightingandsafety, dumpsters,  o
loadingdocks, overheadutilities

Nordstromsuggestedoverheadutilitiesshouldbeinthebarrierscriteria. Xcel
EnergyutilitylinesrunthroughtheCitythatisaseriousbarrierfordevelopment
underneaththoselines. Groutnotedthetransmissionpolesmaybeinevitable,  
thoughthesmaller-scaleneighborhooddistributionlinescouldbeburiedsothatit
lessensthevisualimpact.  
Goodrumaskedhowstaffwillconductmeasurementsofthecenters. Markegard
notedthemeasurementwouldvarybysubjectmatter. Someofthecriteriaarea
matterofdatagatheringwhileothersrequirefieldvisitsandscoring.  Schmidt
statedtwopeoplewouldvisiteachsite, analyzeitanddocumentthereasoningfor
theirrank.   
Battersonaskedhowthescoringworks. Markegardsaidthehigherthenumber, the
higherthepriorityforredevelopment. Forexample, usingoneofthefactors, ifan
areaisconsistentlywell-occupiedthenitwouldbealowerpriorityfor
redevelopment. Battersonsaiditmightbebettertoallocateresourcestoward
centersthataremoreoccupiedbutneedupgrades. Spiessagreedandnotedeach
neighborhoodcenterisveryindependent. Howdoesthestudytieinwithequity?  
HowdoyoutieinthegoalsandvaluesoftheCity?  Markegardsaidmanyofthe
proposedfactorsandtheweightingofthefactorstieintoCitygoalsandtotheissue
ofequity.  
NordstromnotedtherearefewdoorsintotheCity. Howdoyouwanttograb

recommendedaddingtheusabilityofpublictransportation, sidewalksandbike
trails.   
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Nordstromdiscussedthechangingdemographictrends. Whatisthegoal? The
gateways, transitandqualityoflifeshouldtieinwiththeanalysis.   

Obsolescence factorsincludefrequentvacancy, underutilization, ageandneighborhoodo
supportiveretailmix

BattersonnotedNicolletAvenueandAmericanBlvdisobsolete, whereasPortland
AvenueandAmericanBlvdisnotobsolete. Howdoyoumeasureobsolescence?   
Goodrumaskedaboutthedifferencebetweenneighborhoodsupportiveretailmix
andkeyservices. Markegardsaidkeyserviceswouldbringhighervisibility. Some
usesarelesssupportivebuthowdoweanalyzeausethatislessneighborhood
supportive? GroutsaidthereisoverlapbetweenkeyservicesandNeighborhood
SupportiveRetailMix. Theideaisdopeoplefromacertainradiusgotothatkey
service?  
Nordstromsaidlabelingandweightingcouldleadtoresultsthataresimilar. Isit
worththeexerciseiftheresultsofthestudyaresimilar?  

Nonconformity factorsincludeuse, site, parkingandsetbacknon-conformitieso
Spiessagreedwiththenon-conformitycriteria.   
Fischersaidparkingischangingallthetime.   
Goodrumsuggestedlessweightbecauseofthemanyvariableswithnon- 
conformity. Nordstromsaidnon-conformitymaycomeupanywayaspartofcode
enforcementandsuggesteddeletingitaltogether. Goodrumsaidanon-conformity
criteriaallowsthecommercialcentertobecomecodecompliant.  

Values factorsincludingrecentinvestment, assessedvalue, ratiooflandvalue, valueo
changeovertime, leaserates, propertyvalues

Spiessstruggledwiththesecriteria. Whatdolowleaseratesmean? Sheissensitiveo
tothechangingdemographic. Markegardnotedthevaluescriteriadirectlyrelateto
equity.  Groutstatedtheintentistoallowthecentertofitinwiththecharacterof
theneighborhood.   
Goodrumlikedtherecentinvestment, ratiooflandvalueandvaluechangeovero
timecriteria. Hedidnotfavortheareamedianincomescriteria. Markegardsaidthe
intentofthatmeasureisfromanequityperspectiveandaskedhowmuchweightis
appropriate?   
Fischerdidnotwanttopenalizethecenterswhoaremakingimprovementeffortso
andsuggestedlessweightonrecentinvestment.   

Violations factorsincludingpolicecallsandordersissuedforcodeviolationso
PlanningCommissionwascomfortablewiththecriteria.  

Visibility factorsincludingsphereofinfluence, trafficcounts, providekeyserviceo
ycategorywithao

highweight.   
Nordstromnotedtherearedifferenttypesoftraffic (commercial, trucktraffic).  o

Connectivity factorsincludingrobustsidewalknetwork, goodbike/trailo
access, allday/everydaytransitservice
Proximitytosimilaruses factorsincludingredundancyo
Expansionopportunities factorsincludingaffordablenearbylando

Challengeso
Ownership factorsincludingcomplexityofownershipstructure, multipleproperty
owners

Nordstromsaidthatwillingnessoftheownercouldbeabarrier.  
Barriers factorsincludinglevelofbarriers (easements, utilities, flooding), viable
forredevelopment (size), andfeasibility
Marketinterest factorsincludingevidenceofmarketinterest
Goodrumaskedformoreinformationonmarketdemandanalysis.   

CityofBloomington
PlanningCommissionSynopsis April7, 2016



Approved Page8

Battersonreiteratedtheimpactweightshouldbehigher. Itwouldbebeneficialtodoatestrunwithtwocenters.  
Markegardsaidbecausethescoringiscomparative, itwouldbeimportanttoscoreallninecommercialcenters
togethersothatthescoringcouldbemaderelativetotheentiregroup.   

thNextstepsincludeastudysessionatCityCouncilonApril11, 2016.   

ITEM3 APPLICANT: CityofBloomington
7:44p.m.  

REQUEST: ConsiderapprovalofdraftPlanningCommissionmeetingsynopsis
3/10/16

ACTIONSOFTHECOMMISION:  

M/Spiess, S/Willette:  ImovetorecommendapprovalofthedraftPlanningCommissionmeeting
synopsisof3/10/16.  
Motioncarried5-0. Battersonabsent.   

Themeetingadjournedat7:44p.m.  

PreparedBy: EO ReviewedBy: GM, JS

ApprovedByPlanningCommission:   
May26, 2016
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